I. INTRODUCTION
Housing is one of the biggest assets for each household [1] , [2] , and the household decision about owning/renting a house, mortgage payment, etc. and the change in home equity after the financial crisis can have big effects on household consumption and other expenditures [3] - [5] , and then have significant effects on the financial market because of the integration between the real estate market and the stock market [6] , [7] . For example, the 2008 financial crisis is triggered by the collapse of the real estate market.
During the financial crisis, lots of household closed their mortgages because of payment problems and lost their houses, while, some other households bought their houses during the financial crisis, maybe, because they thought the housing price is relatively low at that time. The switch between home owner and renter can greatly change the real estate market because of the change of house demand and supply.
This paper focuses on the analysis of household owning/renting behavior and the possible important factors which can significantly affect household owning/renting decision. The rest of the paper is organized as following: Section II outlines the data and model; Section III shows the empirical analysis; Section IV presents the conclusion.
The main family data from Panel Study of Income Dynamics (PSID) is used for the analysis in this paper. PSID is a database funded by the National Science Foundation since 1968. There are more than 5000 US households that are surveyed in the PSID data, and the survey questions cover many aspects of household, such as housing, consumption, pension, wealth, education, etc. For each survey, some new households may just join the survey pool, and some previous surveyed households may just leave the survey pool. Table I shows the transition between home owner and renter in the time period of 2005-2007 and 2007-2009 . Compared with the household actions before the financial crisis, there are significantly fewer transitions from renter to home owner and slightly more transitions from home owner to renter during the financial crisis. There are three main reasons for the fewer transitions from renter to home owner in the period of 2007-2009. First, most households suffered financial losses during the financial crisis, which decreased the overall household wealth; second, it was hard to get a mortgage during the financial crisis because the banks greatly increased the criteria of taking a mortgage; third, many people worried about the stability of their jobs and their future financial situation during the financial crisis, and then they were more likely to keep cash and reluctant to buy houses during the financial crisis. [2007] [2008] [2009] There are two main reasons that households transit from home owners to renters. First, people have mortgage payment troubles and foreclosure their mortgages; second, the retired senior people sell their houses and become renters. [2009] [2010] [2011] According to the results in Table II , we can see that young people are less likely to own houses than older people in both the period of 2007-2009 and 2005-2007 (the excluded age group is "the household head is older than 64"). Typically, people start from renting a house, and then buy a house when he/she get a stable job and get married. The household headed by person with higher education level is more likely to own a house. For the period of 2007-2009, the household headed by person with some post-graduate education (edu_head_09=17) is much more likely to own a house, compared with households headed by people in the other education level groups. A person with higher education level is more likely to get a stable job and better future financial status, and it is easier for him/her to get a mortgage from a bank during the financial crisis, and then more likely to own a house. The employment status of head and wife play no role in this analysis because none of the related coefficient is significantly different from zero. It seems that single people are more likely to rent houses. This result makes sense because, typically, most people would buy houses only after they get married.
III. EMPIRICAL ANALYSIS

A. Transition Statistics between Home Owner and Renter
The Overall, the employment status of head and wife and marriage status do not play significant roles in the switching from renter to home owner. The estimated coefficients for the wealth level excluding home equity and the increase of annual family income are not significant, except for the estimated coefficient of "wealth excluding home equity in 05>65K". But, the signs of all those estimated coefficients are positive. The estimated coefficients of annual family income are significant for both the period of 2007-2009 and the period of 2005-2007. The higher wealth and income level, the more able for a household to transit from renter to home owner.
B. Regression Analysis of Switching from Home Owner to Renter
The transition from home owner to renter is analyzed in this section. Households with more wealth were significantly less likely to switch from home owners to renters. Additionally, the high annual family income can significantly decrease the probability of switching from home owner to renter in the period of [2005] [2006] [2007] . Although the estimated coefficient of "family income in 08" is not significant, its sign also is negative. Households with high wealth and family income level have more financial buffer assets when they meet negative financial shocks, and then they are less likely to foreclosure their mortgages and switch from home owners to renters. I define m1=1 if the answer is "yes", =0 if the answer is "no"; m2=1 if the answer is "yes", =0 if the answer is "no"; m3=1 if the answer is "very likely", =0.5 if the answer is "somewhat likely", =0 if the answer is "not at all likely".
C. Extension to the Period of 2009-2011
To capture the effect of mortgage distress, I build two mortgage distress indexes through two different ways. Those two mortgage distress indexes can work together for the robust check. The first index is generated by the Principal Component Analysis. Since we cannot apply Principal Component Analysis directly for the dummy variables, we need to transform the dummy variables before applying for Principal Component analysis. According to the method of Stafford and Chen [8] , first, I run the OLS regressions of each measure, using the other two measures as independent variables. I keep the fitted value for each regression. Those fitted values are not dummy variables any more, and they capture the common parts of m1, m2, and m3. Second, I apply Principal Component analysis for those fitted values, and define the first principal component as mortgage distress index 1. The second mortgage distress index is generated by the sum of the values of m1, m2 and m3. Table III presents Now, let's analyze the effect of mortgage distress on the transition from home owner to renter. According to the results for switching to renter in Table III , we can see that the mortgage distress is a very significant factor for the transition from home owner to renter. We get the same significant result for both mortgage distress indexes. The home owners with mortgage distress in 2009 were significantly more likely to switch to renter in 2011. There is no surprise for this result. The households with mortgage payment problems would have to foreclosure their mortgages and give up their houses.
IV. CONCLUSION
In this paper, I analyze the factors that affect household decision of owning/renting, transition from renter to home owner, and transition from home owner to renter. To capture the different household actions before and during the financial crisis, I do the analysis in both the period of 2007-2009 and the period of 2005-2007, and some interesting differences are found between those two periods.
Young people were less likely to own houses, and they were more likely to switch from renters to home owners during the regular or good time periods. Households headed by people with high education level were more likely to be home owners, and they were more likely to switch from renters to home owners. The employment status and marriage status play some roles in both the decision of owning/renting and the transition between home owner and renter. Household wealth level and annul family income level significantly affect both the decision of owning /renting and the transition between home owner and renter.
By exploiting the new released 2011 PSID survey data, we can exam the effect of mortgage distress on the transition from home owner to renter. The empirical results show the strong significant effect of mortgage distress on the transition from home owner to renter.
